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Te TlM lUfifct Honour»M« Richard Cro»»man, M.P., 
Mintetar of Hooting and Local Govammant 



In 1 962 Sha tfian Mmiatarof Houair^ and Local Government appointed Mr. Henry 
WaRa 10 raoort on the faaaiMity of expanding Petertiorough. Similar studies were 
earned ewi for ipawteh and Wacaater. The purpc»e of those studies was to examine 
the fa a a * < tty *nd financial implcatiord of the la^-scale expansion of existing 
aaRtofTianu Pat a rborough waa subeaquentty included in the South East Study 
1 1 964 ) as one of a Sanaa of new town and maior expansion proposals providing for 
the andooated population growtfi of 3imillioosinthe South East of England by 1 981 . 
rn February. 1965. you announcad that as an interim measure to meet the London 
ovarapdi problem, the G o ver n m en t proposed to go ahead Inter alia with the 
aepersMn of P a^rhotough by a planned intake of 70.000 peofMe. 

O" the Uey. 1 966. 1 waa conwrsdSioned by you to carry out a two-part study for 

the aageneion of Pe terborough. 



Part I - to rtport on and to mak# racommeodations on the area in the vicinity of 
Psiertorough wfxch might be designatad under Section 1 of the New Towns Act 
1 946 for the mrpoecs of dsv^opment. The designated area to provide for 
•apdneion up » 1 981 , assuming a planned intake of 70.000 persons ; with 
**ftf<aoore of hew development might proceed after 1981. This report to be 
subrvMiedtoyou. 

Part II - to prapara a draft Maner Plan ar>d RepcKt for the expanded town. This 
*aoort to be submmad to the County Council of Huntingdon and Peterborough, 
ihe Oty Counoi of PeiBfborom^ and yoursrif. 



I hM new conMnd rr.y amtl .MmnatKm of the existing stnicture and resources 

cpI Pewrtxwugn, end the potentiel end restraints governing expansion in the 

•unoundeig sob^ngKinal aiei. Tie, report sets out my teoommendations on the 
aree l cona«)« WxxAl ba dasdjnatad for tha purposes of expansion up to 1 981 . 

The ptanruig prapouli end ba thi subKanca of my next report and more detailed 
« "weeogKwo. that have aiiaady been earned out will bo dealt with more 



T rndMuwl to a« thoM who haw, provided technical information and 

Itwouldhave 

ST^^S^ ‘*°‘^ '*^'"'^''"**^tthis freely given help 

In preponng ifva report I have been assisted by : 

J E. Y. Hawkaa ARIBA AMTPI; 

J. Laver ARIBA 
*hd my Coneuiianii ; 



Hathaniel Ljchfiaid & Aaaociatee 

Brawn iPart,w,.Co„.„l^^ 
W- ^ttar Hai 



Tom Hancock, Consultant Architect - Planner, 
Hampstead. 
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I. Summary of Conclusions and Recommendations 



1 . The City of Peterborough and the Urban District of Old Flettonform a single 
urban complex {referred to as Peterborough, or the city, throughout this report), 
an estimated existing population of 78,000 (December 1 965). 

2. The existing population is expected to grow to 91 ,000 persons by 1 981 , due to a 
natural increase of 1 3,000. Assuming a planned intake of 70,000 persons, together 
with a growth of 1 1 ,000 due to the natural increase of the incoming population, the 
total population of Peterborough would be 1 72,000 by 1 981 . 

3. 1 recommend that the land to bedesignatedforthepurposesof expansion be to 

the west of Peterborough, including and on either side of the River Nene, extending 
from the existing built-up area to the Great North Road (A.1 ). The area includes the 
villages of Sutton, Aiisworth, Castor, Longthorpe, Orton Longueville and Orton 
Waterville. Additional areas for peripheral expansion are included to the north-east 
and east of the City. 

4. 1 recommend that the existing built-up area of Peterborough should be included 
within the designation area, to facilitate the proper integration of old and new into a 
single community. 

5. The boundary of the area recommended for designation is shown on Map 4. 
Within this boundary approximately 6,900 acres are already developed, 
approximately 1 ,600 acres are liable to flood, leaving 7,000 acres availablefor 
expansion purposes. The total area within the designation line is approximately 
1 6,600 acres. Further growth after 1 981 should take place to the south-west of 
Peterborough. 

6. Complementary policies should be initiated at an early stage to cover the 
sub-region around the designated area. These policies should control the 
inevitable pressures for development in the vicinity of the expanding town and 

channel them into a sub-regional pattern complementary with further growth 

towards the south-west after 1 981 . 
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II. Appreciation - Peterborough and Region 



A. Setting 

7 Petifbofoogh is situated 72 miles north of London and 68 miles east of 

B. rmingham. m the centre of a sparsely populated agfwulturri area. Theurban 
complex lies astride the River Nene. on a ^por of highw land projecting Into the 
Fene. at the point where the nver enters the feniancte on Its 30 mile way to the Wash. 
B The sub-reg<in around Peterborough (Map 2). is divided into tvwj distinct parts, 
feniands and uplaix). The Fen encloses Peierfacwoogh to the north, east and south- 

and lies below the 25 -ft contour. The uplands to the west are divided by the 
Nene valley. To the r>oith- west a limestone ^r. rising to 1 70 feet, runs from 
Stamford to Peterborough. To the sooth - west a ridge of day, rising to over 200 feet, 
foilowt the Fen edge from the Nene southwards towanis Hummgdon. 

9. The City »• centred on two nngs of towns (Map 1 ). The outer, some 30-50 
mdes away, consists of the competing regional centres of Unedn, Leicsster. 
Nor««mpton. Bwlforf, Cambf«lsi.,nd Ktng-s Lynn. Theinnef comprises Spalding, 
W«»ch. Merch. Chetteris, Huntinodon (the County Town), Thtepston, Oundle 
SumSort end Bourne, HI »,m,n 1 2-20 miles. Whittlesey, a smaP maitet town, is 
onty 7 mSss (torn the City. The boondeiy of the hintedand setyed by Peterborough 
centm itej cotneides rooahly with the innet ting of towns and has a population, 
«tc/w«*ng Petertxwogh of approximately 1 30.000. 



B- Communicartiotw 

PhtedtorouBh. the North and South- 

East, but the Midands are less weN connected. 

11 floed. TrunkroadasetvinoPetefborou9haretheA.47inthoeast-west 
d«ct«n.theA.1 shdlhe A t 5inanorth-south direction (Map 2). 

. The A47 connwtts wnh Bimunslrem (76 mile.) and Leiceste, (38 miles) to the 
r.t.x !ri,!^l ^*'*^'"“'**“'*“'“»A.1Binthecsntraof 

Edinbiu^andelartietytroilltomototwayandduHctiraagewaystandards Iti 
connw:tedtoPet«bo<ooohbytheA15.theA605andtheA.47 Thedia 

from London to PeteiboroughiS 79 miiee. -Tlw distance 

w. The A 1 5 « only clesiifred as a Tnink Road to to junction with the A.1 6 a m-w 
^hofPetwboroogh.HtiKroahncondnu.stolangslon-upon-Hu«(87^ 

ip~Kh.,t.w,,,,ncre.to,„toX:::::::^;^Northemp^ 

72. flu,. '^«'Vbo.«m,,ce.n,n«H*„x,ro«HyhHf-hoto^in^ 



and 
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east, north and south but to the west, beyond Stamford, the service is irregular and 
provided by another company. Peterborough itself is served by a town service. 

13. Fail: Peterborough lies on the London- Newcastle- Edinburgh railway, and is 
connected to the port of Grimsby by a line via Spalding and Boston. Connections 
also existto the East Coast ports via March and with the Midlands via Stamford. 

There isafrequent passenger service to London (travel time 73 minutes). 

Passenger services are to be withdrawn on the line to the west along the Nene 
valley which is to be used for freight only. 

14. Air: Thesub-regionisnotweliservedbyairtransport. Thenearestcivilian 
airfields which have scheduled flights are at Derby, Castle Donnington and 
Birmingham. London Airport is 86 miles from Peterborough. There are several 
military airfields in the vicinity. 

1 5. Saa: Peterborough is well located in relation to the East Coast ports of Kingston- 
upon-Hull (87 miles), Immingham (90 miles), Grimsby (84 miles). King's Lynn 

(32 miles). Great Yarmouth (92 miles), Ipswich (84 miles), Harwich (93 miles). 

Some of these ports are expanding rapidly and are readily accessible by road and rail, 
thus reducing Peterborough's dependence on the Port of London (79 miles). 

C. Growth, Population and Employment 

1 6. Founded as a monastic settlement and port overlooking thefenlands, 
Peterborough remained a comparatively small ecclesiastical and agricultural centre 
until the middle of the 1 9th century. Growth was stimulated by the construction of 
the railway in 1 850, the development of brickmaking in the latter part of the century 
and the introduction of engineering industries in the early part of this century. 

1 7. The present population of Peterborough is approximately 78,000 (estimated 
December, 1965). The population has increased rapidly since the war and between 
1 951 -61 there was a net immigration to the City of nearly 1 0,000 persons. 

1 8. The Peterborough Employment Exchange Area* (comprising Peterborough 
MB, Old Fletton UD, Oundle UD, Thorney RD, Norman Cross RD, parts of Oundle 
and Thrapston RD [30%] and Spalding RD [1 5%]) had a population of 
approximately 1 20,000 in 1 964. The total number employed within the Area was 
51,900, with manufacturing and service industry having 47% and 46% shares 
respectively. There is a marked concentration of engineering, vehicle and brick 
industries, but newer growth industries, such as plastics and electronics, are under- 
represented. The growth potential of the engineering and vehicle industries is 
underlined by the present and future estimated demand for skilled labour. 

1 9. Peterborough'sfavourable geographical position should attract new industry, 
subject to the competing claims of other expanding towns within the region, and to 
the general policy on location of industry. The City should also attract major office 
employment, which is being increasingly restricted in the London area. 

D. Urban Form 

20. The physical growth and the form of the present urban complex has been 
conditioned by four major physical factors : (1 ) the River Nene, and (2) the railway, 
which have restrained growth and now divide the built-up area ; (3) the fenlands 
and (4) the clay workings which have constricted growth. 

As a result of these influences the overall urban form is complex, not following 
a conventional or readily comprehensible pattern. 

* The boundary of this Area was altered on April 1, 1965. It now comprises Peterborough MB. 
Old Fletton UD, Whittlesey UD, Thorney RD, Peterborough RD, Norman Cross RD, and part of 
BarnackRD (90%). 
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21 . The River Nene separates Peterborough from Fletton, with a single river crossing 
between the two. To the north of the river the City itself is divided by the railway. 
There are, therefore, three sectors of different growth patterns and characteristics - 
the north-east, north-west and south. 

22. N.E. Sector: Theoldcentreliesinthissectorclosetotheangleformedbythe 
railway and river. The main development of the City hastaken place in a northerly 
direction between the railway and Fen edge and now extends 4 miles to the north of' 
the river in a linearform. 

23. N.W. Sector: To the west of the railway little development occurred until after 
the war. It is at present the main growth point of the town and is expanding in a 
peripheral/radial form to the west. The area nowextends nearly 2 miles from the • 
existing centra! area. 

24. S. Sector: Developed peripherallyaroundthevillagesof Old Flettonand 
Stanground and around the bridgehead of the single river-crossing. The existing 
settlements and the complex road and railway pattern haveled to a scattered 
development pattern sandwiched between the Nene and the brick works/clay pits 
to the south. Recent development has been forced laterally towards Orton Longue- 
ville and Orton Waterville {referred to later as the Ortons) in the west and the Fen 
edge and Farcet In the east. 



E. Land Use 

The broad land-use pattern of Peterborough is shown on Map3. 

25. Residential: Practically all the residential land allocated in the approved Town 
Maps forthe City and Old Fletton has been developed. The expected 1 971 
population of the City has already been exceeded and the Soke of Peterborough 
County Council prepared Supplementary Planning Proposals in 1 964 incorporating 
substantial departures in the N.W. Sector, which are now partially under 
construction. 

26. In 1961 the distribution of population was: 

N.E. Sector - 52,000 
N.W. Sector - 6.000 

S. Sector - 16,000 

27. Although a considerable proportion of the housing stock comprises narrow- 
frontage terrace houses, built during the latter part of the 1 9th century, the density of 
these areas is comparatively modest. The approximate overall gross residential 
density is 21 persons per acre, rising to 32 persons per acre in the highest density 

area. Withthecxceptionofthefringeofthecentralareathereislittlesignificant 

redevelopment or decline into mixed uses. 

28 . Industrial: Themainindustrialdevelopmenthastakenplacealongsidethe 

railway to both the north and south of the river. A major new industrial area is 
developing w the east on the adgeof the Fens. There is comparatively little non- 
conforming industry. The main brick-making industry lies to the south of Fletton 
with a smaller area to the north-east at Eye. 

29. Open Space: With the exception of the riverside park, to the south of the 
central area, there is no large open space in the City and there are deficiencies in the 
older areas. 
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30. Centra! Area: The Central area lies in the angle formed by the river and railway 
and serves as a regional centre for the hinterland population. Theflow of through 
traffic on the A.1 5 and A.47 through the central area, together with the general 
increase in traffic, is leading to a rapid erosion of the environment. The problem is 
aggravated by the single river crossing and the complexity of approaches, which are 
congested and reaching their full capacity. 

F. Services 

31 . Water Supply: Peterborough Water Undertaking at present supplies water to 
a population of 1 08,000 in the City and rural districts. The water consumption 
averages 53 gallons per head per day making a total averageof nearly 6 million 
gallons per day. This water is obtained from the Lincolnshire Limestone Aquifer, 
north of the City, by pumping from boreholes at Etton and Wilsthorpe (5 and 1 1 
miles north-west of Peterborough). The water is of good quality and requires no 
treatment other than chlorination. 

32. Foul Sewerage: Peterborough's existing sewers are, in general, working to 
capacity and in some cases are overloaded, particularly in the older parts of the town 
where a combined system is used. What spare capacity exists is mainly confined to 
the new West Orbital Sewer. Mostofthis capacity is required forthe western 
development proposed in the 1 964 Supplementary Planning Proposals. 

Peterborough Sewage Works at present treats about 3.3 million gallons per day and 
Old Fletton Works about 1 million gallons per day (figures refer to dry weather flow). 
About half these quantities consist of industrial effluent. 

33. Storm Water Sewerage: Apart from combined systems the storm water drains 
into the Rivers Nene and Welland. 

34. Electricity: Maximum demand for electricity in the Peterborough area is about 
56 MW. Ofthis,industryaccountsforabout21 MW. The average load growth rate 
is about 1 1 .6% (compared with the national average of 8.7%). Peterborough Power 
Station is linked with the national grid. 

35. Gas: The present peak consumption of gas by Peterborough is 6.3 million cu.ft. 
per day and the annual consumption is 1 ,300 million cu.ft. The bulk of this is 
produced by Peterborough Gas Works, but at peak periods some gas is imported 
from the High Pressure National Grid Main. 

The present Works is scheduled fordemolitlon and a new reforming plant will be 
built. 
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in. Concept and Standards 



36. I set down certain criteria, both definitive and subjective, in order to assess the 
relative merits of alternative possibilities forthe location and form of the expanded 
City. Theseare: 

A. Expansion Benefits 

37. The concept of expanding an existing settlement, such as Peterborough, differs 
from that of a new town in that the new and old development can provide comple- 
mentary benefits : 

i. The existing assets of the City can be used, particularly in the initial stages of the 
programme, as a basis of achieving a rapid intake of population with reasonable 
standards of social and recreational amenities. 

ii. The potential provided by rapid expansion can justify the acceleration of 
improvements to the existing town ; for example, earlierrelief of traffic and 
central area problems. 

iii. On completion of expansion the combined assets of both old and new fabrics ca n 
provide greater social, educational and emfrfoyment opportunities and a wider 
range of facilities than if the new is isolated from the old. 

38. The achievement of these benefits and the correct physical and social balance 
between old and new is fundamental to the concept of expansion and a basic factor 
in the assessment of the form and location of the new development. 

39. Therefore the expansion should be considered as an integral, although not 
necessarily contiguous, part of the existing City and not as a self-contained and self- 
sufficient unit. 

40. Adjacent and competing settlements with different standards and focal points 
would duplicate facilities and disperse resources. 

41 . The solution depends on a three-fold approach of (1 ) new development; 

(2) improvement; and (3) re-development. 

42. Aconsiderabledegreeofsocialintegrationbetweenexistingandincoming 

population is desirable during the expansion period. 

B. Identity and Character 

43. The new City should have a coherent form that can be easily appreciated 

44. Peterborough has changed in a hundred years from a small ecclesiastical and 
agricultural centre to a thriving industrial City. In the course of this process many of 
Its more pleasant characteristics have been eroded. The expansion programme 
provides a unique opportunity of giving new form and identity to the City, whilst 
conservir>g the better buildir^s and spaces. 

45. The definition of town and country should be clear but harmonious, emphasisinp 
the natural structure and landscapeform by complementary development. 

46. The expansion will affect the sutrounding countryside and involve development 
in areas that have in the past been subject to a planning policy of restricted growth 

I n these areas It will be necessary to conserve villages of special character 

47. Expansion should not reinforce the traditional concentric pattern and its known 
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inherent probfems of concentration and congestion with growth. A new concept, 
closely related to thesub-regional settlement pattern, should be created, adaptable 
to changing needs and capable of further growth. 

C. Trends Affecting Urban Form 

48. Technological change and growing affluence will radically affect the form of 
settlements. 

49. Mobility: The most notable pressure Is created by the rapid growth of vehicle 
use in towns. The effects are : 

i. The increasing congestion now experienced in towns, particularly in central areas. 

ii. The gradual erosion of environmental standards particularly in the older 
residential zones close to central areas. 

iii. A growing trend towards decentralization and dispersal. Individual mobility 
makes possible a wider choice of location for living, work and recreation. The 
result is the breaking down of the clear definition between town and country. 

50. The plan for the expansion should achieve as high a degree of motorization as 
resources permit without destroying the environment. 

51 . The form of the expanded town should be based on a balance between 
concentration and dispersal and between public and private transport. 

52. Environmental Standards: The demand for higher standards of amenity and 
convenience will increase with growing affluence. The expanded city should 
provide a full range of facilities and an environment that will attract people, 
particularly skilled and professional workers. 

D. Space Standards 

53. The expansion proposals should be capable of absorbing future space require- 
ments and the growth of individual elements of the town. 

54. There are three current trends that indicate increased space standards : 

i. The growth in the use of motor vehicles will require greater space for parking, for 
roads and intersections, and for landscape areas to insulate residential areas from 
the noise and visual disturbance of urban motorways. 

ii. The increasing demand for more space in the home to provide greater privacy, 
freedom from noise and congestion and for increased leisure activities. There is a 
growing trend towards living in villages outside urban areas. A trend made 
possible by greater individual mobility and therefore likely to increase with car 
ownership and owner occupation. 

iii. Increasing leisure time and the growing participation in outdoor activities are 
likely to create radical changes in the pattern and space demands of recreation. 
Surveys have pointed out that regional recreational areas must be reasonably 
close to the urban population to function satisfactorily. Peterborough is 50 miles 
from the Norfolk coastline and inland recreational facilities in the vicinity are 
limited, with the exception of the proposed development of Grafham Water 

(7 miles west of Godmanchester). There are no National Parks or designated 
areas of Outstanding Natural Beauty inthe East Midland Region or East Anglia. 

55. Taking into account these trends I consider that an average net residential 
density of 50 persons per acre with a town density of 1 8 persons per acre should be 
adopted for new development (for the purpose of this Report) and that areas for 
recreation, particularly water based, should be provided in close proximity to the 
expanded City. 
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IV. Physical Restraints 



56. A series of physical studies have been carried out over a sub-region covering 
approximately 500 square miles around Peterborough, from the Welland in the 
north to Godmanchester in the south and from Whittlesey in the east toThrapston 

inthe west. Thepurposeofthesestudieswastoexaminetheinfluencesofthe 
wider sub-region and to establish areas of land suitable for development in the 
vicinity of Peterborough. The studies covered: theagricultural quality and useof 
land: geology and potential mineral extraction: topographyandlandform; 
qualityof landscape; woodlands and nature reserves: developed land and other 
factors affecting the use of land. 

57. Analysis of the main restraints on development in the area immediately around 
Peterborough is illustrated on the screen map. Map 3. The two major influences are 
the fenlartds and mineral workings. 

A. Fenland 

58. The fenlands remain the main factor influerrcirrg the development of 
Peterborough. 

59. The approximate boundary of the Fen soils and first-class agricultural land is 
shown on the screen map. To the north of Huntingdon the line follows the 20-25 ft. 
contours between the A.1 at>d railway, turning north-eastwards along the ridge 
from Norman CrosstoStanground. FromStangroutKiitcontinues north to Eye, 
although between these points the Fen edge is not dearly defined and the soils are 
patchy. From Eye. the boundary follows Car Dyke, then skirts the northern extremity 
of the City to follow the main railway line north-westwards. 

60. The fenlands soil in the Peterborough area is black peat of extremely high 
agricultural value. 

61 . Apart from agricultural considerations there are a number of factors making the 
Fen a rea unsuitaNe for develo(Mnent : it is low lying, partly below normal river level 
(ini 947 floods the level of the Nene at Petertxjrough was 1 6 feet a.o.d.) and 
therefore has a tendency to be damp, with frost artd fog pockets ; it is relatively 
unstable for building purposes arxl thechemicals in the sub-soil react adversely on 
work below the ground level ; it is fiat and difficult to drain. 

62. Within the Fen area there are pockets of land where development is practicable. 
These are the spurs and islands of higher larvl in the Fen and areas where the fenlands 
soil forms only a thin surface deposit over gravd and clay. These areas in most cases 
coirtcide. The high landis, however, usually small in area and in most cases already 
developed (as at Eye and Whittlesey) and is unsuitable for major development. 

Clay and gravel extraction occurs on the lowerfringes of these areas (as at Eye 

arid Whittlesey). 

B. Mineral Working 

63. Oxford Clay: This is the raw material for the local brick industry. The area to the 
south of Peterborough between the Fen and the River Nene is underlain by Oxford 
Clay. Theformationcontinuesinabroadbeltsouth'WesttowardsBedford. There 
are small outcrops of the clay in the Fen areas (as at Eye and Whittlesey). 
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64. The main brick day excavation is to the south-west of Fiction ar>d most of the 
triangle between the Nene, the A.1 and the Fen (except for the butli-up area), has 

been worked or has permission for clay extraction. These areas are shown as day | 

interests on the screen map. Becauseof the uncertainty of the workable depth and [ 

the future demands on the industry it is impossible to be precise on the workable hfe \ 

of land with permission. f 

65. Theclay-bearinglandcontinuessouth-westacrossA.1. Theeconomic 
potential of this area is unknown, but should excavation extend here it is likely to 
follow the lower land alongside the A.1 and the fenlands, rather than penetrating the 
upland ridge where there is a greater overburden. 

66. There are extensive workings in the Fen area at Whittlesey, but permissions for 
excavation covers only part of the outcrop at Eye. 

67. Gravels: Depositsofgravellietothenorthof PeterboroughintheWellarwi 
valley. Most of these deposits are covered by topsoil of high agricultural value but 
are, nevertheless, being worked. The Wellar>d deposits extend into agricultural land 

of lower value in the area to the north of Helpston. This area should be reserved for ;| 

agriculture or gravel extraction. ii 

68. The gravel area extends southwards urrder the built-up area of the City to turn || 

westwards along the Nene valley. There is no large scale working ar>d the deposits I 

are of less significance than those of the Welland valley. |i 

69. The gravel deposits extend as a spur into the fenlands east of Peterborough arxJ ji 

occur as a covering to the isolated outcrops of clay. There are workings to the south jj 

of Eye and at Whittlesey. i; 

70. Areas of gravel deposits and gravel interests are shown on the screen map, | 

Map 3. The term "gravel interests' covers areas (1 ) being worked (2) with planning j 

permission (3) recommended for allocation by the Advisory Committee on Sand ; 

and Gravel, and (4) where there is no over-riding agricultural objection to working. ! 

i 

i 

C. Expansion Potential - Eastwards 

71 . The eastern boundary of the built-up area of Peterborough {inc!udir>g the day 
workings) follows the approximate line of the feniar>ds from Yaxley in the south, to 
Werrington in the north. The only land availaWe for devdopment to the east of a line 
following the main north-south railway is therefore the isolated pockets of frir>ge 

land between the existing development and the Fen. ; 

72. Therearefourareas: 

i. Land between Yaxley, Parcel and Stanground\y\r\Q between the clay workings 
and the Fen edge. The infilling of these small sites would form a continuous 
developed belt for 9 miles along the Fen edge (from Yaxley to Werrington). 

Development might also prejudice the future comprehensive replanning of 
this area when the future potential of the reclaimed clay pits arid the adjoining 
kilns is clear. This land isconsideredunsuitableforexpansion development. 

Land between Fengate and Newark— east of the City: Becauseof pollution ai>d 
the adjacent sewerage farm it has a low environmental quality and is unsuitable 
for residential or recreational purposes but could provide a good location for 
noxious industry or low-density employment industries. Further use as a high- 
employment industrial area would probably be undesirable because of added 
concentration and traffic generation problems, 
iii. Land between Newark and Eye: This is a p>oorly drained, low-lying pocket of 
land surrounded by clay and gravel with workings to both east and west. The area 
has a low environmental quality, tending to be isolated from the town. Again this 
land is considered unsuitable for development. 
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IV. Lind between DogsthorpefWerrington and Car Dyke: This is heavy clay land but 
relatively high, lying above the 25 ft. contour, overlooking the Fen. Although it 
has exposed north facing slopes it is considered suitable forfurther residential 
development, with the exception of the isolated eastern extremity. 

D. Expansion Potential - Westwards 

73. The main area available for expansion lies to the west of a line following the 
railway from Helpston southwards, along the western urban fence of Peterborough, 
turning west at Fletton, along the northern boundary of the clay workings to the A.1 
and then southwards along the A.1 to rejoin the Fen boundary. 

74. The main restraints in the western area are indicated on the screen map. 

Map 3; 

I. Mineral workings: There are no major mineral workings at present, but regard 
should be paid to the possible extension of clay workings to the south-west and 
to the gravel deposit north of Helpston. 
n. Agriculture: The agricultural quality of land is good to medium. North of the 
Nene the land is of slightly higher quality than the hesvierclay land to the south, 
but the latter is being improved by modem farming techniques. 

M.FIoodland: The Nenevalley upstream of Peterborough issubject to flooding. 

IV. Landscape: There are two distinct areas of high landscape value : 

Firstly, the mature woodlands running alor>g the limestone spurfrom Milton Park 
to Burghley Park at Stamford. 

Secondly, the pastoral meadows of the Nene flood- plain upstream of the City. 

75. The areas available for major expan^on purposes are therefore ; 

i. North-west between the fenlandsand the mature woodlands north of Milton Park. 

ii. West along the Nenevalley. on either side of the flood rneadows, between the 
woodlands to the north and clay workings to the south. 

ill. South-west of the A.1 on the clay uplands. 

E. Land Available Within the Urban Fence 

76. Consideration has been given to the possibility of accommodating part of the 
expansion population within the existing areas allocated for development in the 
approved Town Maps of Peterborough ar>d Old Fletton. 

77. My conclusion is. however, that no significant contribution can be made by this 
meansduring the expansion period. 

78. Convorsely, overspill fromthc City is unlikely and 1 nave assumed for present 
purposes that the area within the present urban fence will accommodate the needs 
of the existing population. 

79. Thereasonsareasfollows: 

i. Use of allocated bm undeveloped lend: Practically all residential land in the 
approved Town Maps has been developed. Substantial departuresfor residential 
use (shown in the Supplemontaiy Planning Proposals 1964) are now under 
construction. There is a surplus of industrial land but this can be offset by 
additional requirements for central area uses, car parking, toad and other 
improvements throughout die existing City. 

ii. By redevelopment: The existing net and gross residential densities are 
comparatively modest, but large-scale redevelopment of the twilight areas during 
the expansion period is unlikely. 

iii. Use of redundant or tedeimed lend: A considerable area of railway land may 
become surplus to requirements. Because of its proximity to the railway I 
consider it undesirable for housing purposes. It could be used to make good 
deficiencies in the adjoining areas, or for other suitable purposes. The filling of 
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the clay pits wifi eventually provide substantial reclaimed areas in Fletton. They 
are of scattered form and location between the railway and brick kilns, I consider 
that the use of this land should not be decided upon until a later date. The whole 
area should then be the subject of comprehensive re-development proposals, 
perhaps providing for some of the future growth after 1 981 . Scattered infill now 
could prejudice proper planning in the future. 

80. It is apparent that expansion must take place outside the present urban fence. 

81 . It is, however, likely that housing re-development to higher densities and the 
use of reclaimed land will contribute to the growth after 1 981 . 
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V. Alternative Hypotheses 



82. Concurrently with the examination of the main factors restraining the location 
of expansion a series of hypothetical planning solutions were set up and examined. 
These hypotheses varied between complete peripheral and Infilling development 
around and within the existing town,tosateilitedeveiopment either In the form of a 
compact unit or as a series of smaller units within the sub- regional settlement 
pattern. 

83. Fromthesestudiesfouralternativebasichypothesesemerged. Thesewere 
examined in depth ; notional land use and transportation patterns were set up and 
social/economic benefits compared. Each concept was based on the same order of 
population increase and land requirements. 

A. Population Increase 

84. The existing population of Peterborough and Old Fletton is 78,000 (estimated 
December 1 965) . It is expected that this will increase to 1 72,000 by 1 981 as 
follows : 



85. Beyond 1981 the population growth isdrfficultto determine but can be 
expected to rise, by natural increase, to a total of between 21 5,000 and 220,000 by 
the year 2000. 

B. Land Requirement 

86. At a town density of 1 8 persons per acre the additional land required for 94,000 
persons is approximately 5,200 acres. The designation area must have sufficient 
tolerance toallowfor: 

i. flexibility of detailed planning and adjustment to site conditions ; 

ii. fragmentation by existing development and other topographical features; 

iii. corwervation of woodlands, archaeological remains and landscape 
characteristics. 

I consider, therefore, a reasoriable area for the purposes of designation, to be 
7,000 acres of land developable for the proposed expansion programme to 1 981 . 

C. Hypothesis 1 

87. Peripheral growth extemtingin a compaotimearform, each side of the railway, 
north-westtowardsHelpston. Maximum use of lend between the urban fence and 
and Fens to the east. 

•The are, commended (o, d«lBnKion iedtides ae addlllonai axisting population of 2 500 
persons m rural areas and villages outside Peterborough. 
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Existing Population 
Natural Increase on Existing 
Planned Intake 
Natural Increase on Intake 



78.000 

13.000 

70.000 

11.000 



172,000* 



Comment: 

t. This concept would reinforce the linear pattern with the central area at the 
southern end. The town would form a continuous built-up area extending over 
5 miles from the centre to the northern extremity. 

ii. The town form would have certain advantages for public transport but would 
increase concentration in the older parts of the town. Movements between the 
centre and the expansion areas would consequently require a high degree of 
re-structuring and re-development. 

iii. The central area would tend to grow northwards ; this would probably require 
large scale renewal. 

iv. it would produce a town of little natural character, the entire town being split 
(socially and environmentally) by the central railway and associated industrial 
uses. 

v. The northern extension to the east of the railway would coverfenlands soil and 
to the west would break through the woodland barrier and intrude into the 
landscape area. 

vi. The town form would be rigid and allow little adaptability to accommodate 
future changes. Furtherdevelopmenttothenorth-westwould be limited by 
physical restraints. 

vii. Growth to the north-west would be against the natural sub-regional settlement 
pattern and awayfromthe national road links. 



D. Hypothesis 2 

88. Expansion areas forming a hose settlement structure to the west, along both 

banks of the Nene valley. Limited peripheral devehpmentto the west and north of 

Peterborough. 

Comment: 

i. The main expansion would make use of natural features, emphasising the river 
valley as a focus for the town. 

ii. The proposals would use unspoilt land but would complement rather than 
intrude into the landscape. 

iii. The development would tend to 'pull' the centroid of Peterborough westwards. 
The centra! area could expand westwards along the valley, and be combined 
with a fine town park alongside the river. 

iv. The park might develop as a rural recreational centre of regional importance 
(Country Park). 

V. The emphasis of the valley would re-define the riverside character of 

Peterborough and would provide a strong nucleus to unify both old and new 
development. 

vi. The development would avoid breaking through the landscape and agricultural 
fence to the north and the use of land generally unsuitable for development on 
the east. 

vii. Newcommunication lines would feed into thesideofthe central area along the 
valley and restructuring of the older part of the City to the north of the centre 
would be minimised. 

viii. This hypothesis would require development in the Castor and Ortons areas, 
contrary to the current local planning policies. 

ix. A free pattern would be set up, capable of completion in stages and of 
reconsideration from time to time. 

X. The growth would follow the regional bias towards the A.1 and could extend to 
the south or west to accommodate further growth. 
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E. Hypothesis 3 

89. Expansion in a compact satellite town south-west of Peterborough west of A. 1 . 

Restricted peripheral growth to the west and north of Peterborough. 

Comment: 

I. This development would have many of the advantages that might be expected in 
a new town development and would minimise re-structuring of the existing 
fabric. 

il. It would be undesirable to develop the satellite purely as a dormitory suburb, on 
the other hand if it were self-contained a duality would be set up between the 
existing centre and facilities of Peterborough and those of the satellite. 

iii. Resources would tend to be divided and dissipated and social tensions might 
develop between the two similar sized settlements. 

tv. Asateilite concept becomes more viable if it is an entirely self-contained unit, 
distant from Peterborough. This would in effect not constitute expansion and 
would bring few benefits or improvements and would possibly add to the 
congestion of the existing'city. 



F. Hypothesis 4 

90. Expansion forming a linear series of clustered small 'townships' and 'villages' 

to the west ofA.1, extending fromAlwalton in the north towards Huntingdon in the 

south. Limited peripheral devetopmentto the west and north of Peterborough. 

Comment: 

i. The concept of clustered 'townships’ and 'villages' (including existing settle- 
ments) would give positive direction to a sub-regional growth pattern towards 
Huntingdon. 

ii. With future growth a 'county' parkway might be established between the two 
towns with linear communications linking the 'village' units with both centres. 

iii. The development of small settlements in the sub-regional area on this pattern 
would have advantages, but require a high level of mobility and incomes. 

iv. The form of the 'village' units would provide forsmall communities living in rural 
surroundings compatible with certain social trends. The loose form of develop- 
ment would permit maximum individual mobility and minimise congestion. 

V. Unlike the compact satellite it would be less likely to create a duality with the 
existing centre of Peterborough. 

vi. The costs of attenuated services and road works would be higher than in other 
concepts and disruption of agriculture greater. 



G. Appraisal of Hypotheses 

91. The comparativeanalysis of the alternative Hypotheses indicated that 

Hypothesis 2 (expansion to the west along the Nene valley), was the most 
beneficial concept,followed closely by Hypothesis3 (the separate satellite). Next 
in order was Hypothesis 1 (the peripheral expansion), and finally Hypothesis 4 
(the linear 'village' pattern). 

92. The restriction of Peterborough with the main growth taking place elsewhere 
as a satellite orin a scattered form in thesub-region, would not enable thefull 
benefits of expansion to be realised. This applies to Hypothesis 3 and to a lesser 
extent Hypothesis 4. I believe this to be a critical factor and one of such force as to 
lead me to the firm conclusion that major expansion to thewestof A, 1, at the present 
stage, should be rejected. 
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93. The comments in the examination of Hypotheses 1 and 2 clearly indicate that 
Hypothesis 2 would avoid many disadvantages which would result from the 
adoption of Hypothesis 1 . The standard of facilities and environmental quality 
would be high compared with that in Hypothesis 1 where the rigid form, bifurcated 
by the railway, would have less natural character and lower environmental 
standards. 

94. Therefore, I considerthe area for designation should debased on Hypothesis 2 
and growth after 1 981 on Hypothesis 4. 

95. However, there is a case for village growth, on a line west of A.1 between 
Huntingdon and Peterborough, which could be complementary to the rapid increase 
at Peterborough. 

96. This appraisal leads me to the recommendation that further study is required of 
the possibilities of growth in the Huntingdon area, but that this study would not 
affect the proposed expansion of Peterborough. 



Printed image digitised by the Univers^ of Southampton Library Digitisation Unit 



VI. Designation Recommendations 



A. Area for Designation 

97. 1 recommend that the area for designation for development up to 1 981 should 
be to the west of the City on the basis of Hypothesis 2 and that further growth after 
1 981 should take place to the south-west on similar lines to those set out in 
Hypothesis 4. The proposed designation area is shown on Map 4 and the 

boundaries described in the Appendix. 

98. The area for the main expansion lies to the west of Peterborough, including land 
on either side of the River Nene, extending from the existing built-up area to the A.1 . 
The area includes the villages of Sutton, Ailsworth, Castor, Longthorpe, Orton 
Longueville and Orton Waterville. Additional areas for peripheral expansion are 
included to the north-east and east of the City. 

99. The built-up area of Peterborough is included within the proposed designation 
area to facilitate the proper integration of old and new and to enable the necessary 
restructuring ofthe existing fabric to be phased in conjunction with expansion. 

1 00. Within the proposed designation boundary approximately 6,900 acres are 
already substantially developed, approximately 1 ,600 acres are liable to flood, 
leaving 7.000 acres within which to plan the expansion of the City to 1 981 . The 
total area is approximately 1 5,500 acres. 



B. Expanded City Form 

1 01 . Experience in the development of new towns and existing towns during the 
past two decades has emphasised the need to accept growth and change as an 

essential partof the evolution of settlements. Designforfinitesolutionsand 

restriction to optimum populations allows littlefreedom to meet the changing needs 
of society created by increasing affluence and technological advance. 

1 02. The expansion of Peterborough should be based on a concept that is 
adaptable to changing requirements and future growth. The density and form of 
development must take this into consideration. The plan should also be capable of 
comparative completeness at all stages of growth. This indicates aflexible pattern 
developed on a cellular basis. 

103. Themainelementsoftheexpanded Citymightbeasfollows. 

i. The overall structure would form a loose pattern of settlements embracing the 
Nene valley. The main town motorways would be separated out from the mam 
residential groups to define the parkland and agricultural areas, 
ii The Nene valley would become a central focus and Town Park. The east of the 
valley could provide a range of urban and semi-rural recreational facilities 
(especially those based on water), within easy access from the main settlement 
groupings. The pastoral/rural characterof the valley would be retained west of 

Milton Park. . 

iii. The existing central area would remain as the main shopping and commercial 

centre Expansionwouldbewestwardsalongthenorthbankoftheriverina 
Ilnearfotm.Thisformwouldallowflexibilityandprovidesitesfotcivio, 
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recreational and prestige commercial buildings adjacer^t tojNi Town Ptn 
available early in the expansion programme 
iv.Theresidentialareaswouldconsistof ifxlividuai villages iorne.gnbour*vxjcHi 
each having its own small central commursal facilities and prmafv sc nods Tn* 
form, size and density of the units whilst flexible m>ghi be based on convenient 
walking distances tothelocal centre atxl publiCtransbortstoos Tn# viiUg# 
units would be appendedtoeither side of the public transoori routes to fo^m a i 

linear pattern with frequent services 

v.The’village'uniisforthe expansion would be grouped mtofour townships . 

(Map 4.) i 

1 . Ailsworth/Castor : a cluster of villages' accornmodatirvg 20 30 000 persons. i 

2. Ortons: a duster of 'villages’ accomrrvxlating 20-30 000 persons | 

3. Westwood: continued peripheral develoorT^en^ for 20- 30 000 persons ; 

4. Paston: peripheral development for 1 0-- 20. 000 persons ] 

Vi. Existing settlements, such as Castor, would be conserved arxl ineir character 

enhanced by removing through traffic from the vilage streets and Pv sympathetic 
building. 

vii. The main industrial development would comonso the complelioo and mtji.ng of 
the existing industrial areas and the development of new areas ctoee to Itre A 1 . 

The fringe area to the east of the Crtv would be reserved for no.exrs end low 
density industries. 



C. Services 

1 04 Investigations so fat earned out show that there are no iniormoontaMe 
problems in providing servieasfortbe expanded Otv- Detailed analyse. wr« be 
included in the report on the Planning Proposals 

105 WaterSupply: Sufficient wateris expected to be available from funner sources 

in the Lincolnshire Umestone Aquifer for development up to about 1 981 There 
is evidence that the Umestone Aquifer is, in places, being over ■ pumped Also, 
increasing demand in South Lincolnshire may eyenlually requ.ra ail the w«er .n 
the area. Thus, other sources must be rnvastflated at an rad, ■* » 

emphasised that the future water supply of P«erborough cannot be pl.nr»l ,n 

isolationfromotherrequiremcntsinthereg.on. 

Other sources include development of the surface waters of the Nen. and 
Welland rivers, abstracting from drift deposrts and such a. Agt^« 

Recharge whereby flood waters are introduced mto 

Storage capacity and water treatment would be r«,u,r«J and ^ 

affluentintotherivarswouldbeofprrmaimportatKe.pandular^P^ 

Peterborough. It is estimated that by the development of some acWdonal 

sources sufficiam water woufd be availabfe to supply the ne«J. of tb. expantW ty. 

106 FoulScwarage: ThaPatarboroughWork.cnbeexpand«1co<»«l.t«sfy,but 

double its present capacity. 

,07. SformWafarSewaraga.- Dev.lopnwn.wouh, be ™nl, above me 75 h- 
contour, thus water can drain into the Rivrsrs Nana or Wriland. 

No difficulty is anticipated in meeting future rwrrwnd. The 

Z-nf^u—alectri. 

d^nln area must baconsidarada. an eady stage. 
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D. Ccwnplamentary Policies 

1 09 The expansion would increase the pressure for development outside the 
proposed designation area, particularly in villages of character. 1 recommend that 
complementary policies be adopted by the local planning authoritiesforthe 
surrounding area in order to channel development pressure into a form that would 
strengthen the sub-regional pattern and provide a framework for further growth 
towards the south-west after 1 981 on the lines of Hypothesis 4. 

110. Development inareasadjoiningthepfoposed designation area, particularly 

to the south of Fletton, should be controlled in dose consultation with the 
Development Corporation. 

111. The possibility of furthergrowth in the south of the county, particularly in the 

vicinity of Huntingdon, where future pressures may arise, should be the subject of 
further study. 
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Appendix 



Designation Area Boundary 

General description of boundary in clockwise direction from . 



A. Stanground 

i. From the point at which the Peterborough-Whittlesey railway line crosses Back 
River (Black Bridge), the proposed designation boundary (DB) follows the Old 
Fletton U.D. boundary (King's Dike) south-east as far as the Fletton sewage 
works. 

ii. From the sewage works the DB turns south, then south-east to follow the 
boundary of the area allocated for development on the Old Fletton Town Map to 

theA.605. . n 

iii From theA.605 the DB turns west to follow the line of the proposed Fletton 
' by-pass (asshownontheTown Map),tothe Farcet/Peterborough Road, 
iv. From this toad the DB turns northwards, along the western edge of land 
allocatedfor development on theTown Map. 



B. Stanground- Alwalton ^ ii 

i Between Stanground and Woodston the DB follows a line which includes all 
land allocated for development in Fletton, but excludes all brickworks land. 

ii From Woodston to the road running south from Orton Watetville (New Road), 
the DB follows the northern boundary of land with permissionfor day extraction 

iii The hTOthln continues directly to thesouthern boundary of the agricultural 
showground land, and then to the Great North Road (A.1 ). 

ivTh9DBfollowstheA.lnorthtoitsjunctionwiththeA.605. 

V. The D B then follows the A605 to the east of the village of Alwalton, where it 

turns north to join the River Nene. 



r Alwalton— Sutton 

i' From the River Nene et Alwalton the DB follows the former County Boundary 

'alongtherivertojoin the A.47 close to itsjunction with theUpton Road. 



n button — Milton Park i « » 

i'FromtheA.47theDBfollows the Upton Road northwardsasfarastheSu ton/ 

' Upton parish boundary. This boundary is followed eastwards as far as Hell 

ii FrcrthisTJinney the DB follows a field boundary eastwards and then takes a 
■ direct line to the east-west footpath, south of the Manor House, Upton. 

H The DB follows the line of this footpath (for part of its length this line is not 
' Lfined on the ground) east and south as far as Milton Park Golf Course. 
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